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Z-2587 
TIPPECANOE DEVELOPMENT II, LLC 

I3 TO R1B 
 
 

Staff Report 
October 9, 2013 

 
REQUEST MADE, PROPOSED USE, LOCATION: 
Petitioner, with consent of the property owner Lafayette Venetian Blind and represented by 
attorney Daniel Teder, is requesting rezoning of 23.869 acres for a proposed 81 lot single-family 
residential development located on a landlocked piece of property west of Lafayette Venetian 
Blind and Pemberly Drive and south of Blackthorne Subdivision, Wabash 10 (NE) 23-5. It is 
anticipated that this development will be an extension of the Blackthorne Subdivision. 
 
ZONING HISTORY AND AREA ZONING PATTERNS: 
The property is presently zoned I3 and was originally zoned as an expansion area for Lafayette 
Venetian Blind. Industrial expansion did not take place, however, and the property has remained 
undeveloped. Area zoning patterns surrounding the subject property are varied with I3 zoning to 
the west and east, R3 to the north, south and southeast and R1 to the northwest. The most 
recent rezone petition in the vicinity that was approved was Z-2580 which rezoned an 
undeveloped area of GB zoned land to R1B. The emerging zoning pattern is characterized by 
undeveloped non-residentially zoned land being converted to residentially-zoned land and 
developed residentially. 
 
AREA LAND USE PATTERNS: 
The development patterns in the vicinity match the zoning patterns with non-residential uses not 
expanding while residential ones do. The Blackthorne subdivision is north of the site while 
Lafayette Venetian Blind lies to the east. An apartment complex lies to the southeast and along 
the southern boundary of the property are KB&S railroad tracks. Land to the west is 
undeveloped. 
 
TRAFFIC AND TRANSPORTATION: 
Proposed vehicular access to the subject property is limited to a single connection to Morallion 
Drive through the Blackthorne Subdivision, which winds its way to Kerfoot Drive and its 
intersection with US 52. The railroad tracks to the south and existing development to the east 
prevent road connections to Klondike Road or points south.  
 
ENVIRONMENTAL AND UTILITY CONSIDERATIONS: 
Public utilities are available to serve the site. A Type-C Bufferyard will be required along the 
common I3 zone boundaries to the west and east of the subject property. The aforementioned 
sole entry/exit into Blackthorne is Kerfoot Drive which traverses a substantial floodplain before 
intersecting with US 52; a floodplain that has already caused significant problems for the 
residents of nearby older neighborhoods such as Capuano. 
 
SCHOOLS: 
Children attending public school in this development would attend Klondike Elementary School, 
Klondike Middle School, and Harrison High School.   
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STAFF COMMENTS: 
Having been zoned industrial for decades without any movement to develop it industrially, the 
subject property and the other non-residentially zoned areas along the Klondike Road corridor 
are steadily being transformed to serve residential uses. This area was once targeted to serve 
what was thought to be an expanding industrial area. As this has not materialized it is clear that, 
while some established non-residential uses are sure to continue for years to come, the 
dominant land use for the Klondike Road corridor and its surrounds will be residential with 
commercial service and retail nodes located at major intersections. While staff continues to 
support this transition, we do so only if adequate public infrastructure (public roads, public 
utilities, etc…) is in place.  
 
The Housing Element in the Comprehensive Plan provides clear guidance with respect to the 
relationship between new residential developments and public infrastructure in Policy 23: 
 

“Significant new residential construction, regardless of density and configuration, is to be 
constructed only in the presence of, or in conjunction with, sufficient levels of public 
services, facilities, and all modes of transportation.” 

 
In this petition what is lacking are adequate public road connections. With 336 dwelling units 
either built or approved (not including the 81 lots proposed with this petition) in an area over 150 
acres in size all using the lone Kerfoot Drive connection with US 52 as the only point of 
ingress/egress, there must come a point when a new public road facility into the neighborhood 
must be constructed for public safety access purposes and improved traffic circulation for the 
residents of Blackthorne. It is staff’s opinion that we have reached that point. In a recent 
conversation with Chief Michael Francis of the Wabash Township Volunteer Fire Department, 
he expressed a “big concern” to staff on the further growth of Blackthorne without another 
entrance/exit into it. 
 
Without a sensible second public road connection into Blackthorne coupled with the already 
mentioned floodplain issues at the Kerfoot Drive intersection (staff has already observed, in past 
flood events, water reaching the underside of the Kerfoot Drive bridge), it is simply inappropriate 
and irresponsible to permit an expansion of residential uses in this neighborhood; and a second 
access point only for emergency vehicles is not enough. There must be an additional public 
road into Blackthorne, preferably connecting directly to Klondike Road. Staff is aware that the 
developer presently doesn’t own any land along Klondike Road that would serve this road need 
(although the developer has provided a stub street from an older phase of Blackthorne to a 
neighboring GB zoned property that does have frontage on Klondike Road). However, if the 
developer is sincere about investing in the future development of Blackthorne than he should 
show an equal interest in Blackthorne’s infrastructure needs and strive to work out a deal for a 
new road connection with adjacent land owners. To that end, staff is willing and able to provide 
any assistance we can. 
 
If a new road connection is put in, not only will emergency vehicles have improved response 
times, but the residents of Blackthorne and their visitors (whose vehicle trips comprise the vast 
bulk of trips in and out of the neighborhood) will have an alternative means of connecting to the 
rest of the community, reducing traffic congestion and ultimately improving safety. Once the new 
road is put in, staff will be ready to support new development in Blackthorne. 
 
STAFF RECOMMENDATION: 
Denial 


